The biggest migration hot spots and the
impact on housing trends
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Australia is slowly moving through an enormous (though temporary) spike in overseas migration. The
ABS reports Australia’s population increased 2.5%, or 660,000, in the year to September 2023. Its latest
regional migration data reveals the areas with the highest migration levels through the 2022-23
financial year (FY23). This has been driven by a combination of internal migration (movement from one
part of Australia to another) and overseas migration (arrivals and departures between Australia and
other countries).

Figure 1 shows the top 10 SA2 regions' in net migration over FY23, as well as the change in rent and values
in the same period. All are located in Sydney or Melbourne. Interestingly, most of the areas with the
highest migration in Australia saw the majority of arrivals from internal migration. This accounted for
around 90%+ of the migration to six of the top 10 regions.

Figure 1. Summary of highest migration regions in Australia and housing trends - SA2s, FY23
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Rockbank - Mount Cottrell Melbourne — West 3443 219 3,662 15.9% 7.2% -4.9% $462 $679,645
Box Hill - Nelson Sydney d‘fgxlf::b’f}ry 3329 201 3530 24.3% 21% -22% $759  $1285404
Marsden Park - Shanes Park Sydney - Blacktown 3101 421 3,522 17.7% 4.7% 3.8% $750 $1,166,006
Carlton Melbourne - Inner -405 3722 3,317 18.4% 18.0% -10.9% $532 $374,626
Fraser Rise - Plumpton Melbourne - West 2987 132 319 24.0% 6.2% -1.9% $489 $726,256
Schofields - East Sydney - Blacktown 2115 866 2,981 10.0% 5.9% 0.0% $714 $1,232,857
Mickleham - Yuroke | Seme e 2340 346 2,686 9.4% 9.3% -29% $483  $710578
Melbourne CBD - North Melbourne - Inner -401 3043 2,642 14.0% 28.9% -0.5% $662 $441,515
Melbourne CBD - West Melbourne - Inner 24 2598 2,622 15.1% 25.2% -1.6% $636 $439,327
Clyde North — South MIEEEUTNG = SELER 2039 182 2221 12.3% 8.4% -2.3% $545 $769,114

East
Source: ABS, Corelogic

The highest migration location in the country was the SA2 region of Rockbank — Mount Cottrell, which is
on the western fringe of the Melbourne metropolitan region. In the year to June 2023, the area saw 3,662
people added to the population through net internal and overseas migration. Rockbank — Mount Cottrell
was also the highest migration area in Australia in the previous year. The area has seen rapid
development of hew housing stock over the past few years, with CorelLogic estimating housing stock in
the region more than doubled over the five years to June 2023.

1 An SA2 region is a measure of geography in Australia that often aligns with a suburb or cluster of suburbs. They have an average population of 10,000
people and are the smallest area reported in the ABS regional population release.
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Figure 1 (cont.). Summary of highest migration regions in Australia and housing trends - SA2s, FY23
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Top SA2s in other capital cities

Chambers Flat - Logan

e Logan - Beaudesert 1675 120 1795 16.7% 9.6% -31% $566 $639,197
Alkimos - Eglinton Perth - North West 148 382 1,530 9.6% 13.4% 7.6% $568 $510,796
bunno Para West = Angle xgeiaide - North 1375 104 1479 8.2% 10.3% 10.9% $466  $505,782
Taylor T’*:ﬁf{g:‘;’" Cepplicl 1051 2 1072 42.4% -3.2% 8.2% $735  $928,325
Palmerston - South Darwin 309 76 385 5.1% 2.7% 0.4% $668 $551,355
Rokeby Hobart 206 24 230 2.7% 1.9% -81% $529  $530,990

Top SA2s in regional Australia

) . 1407 147 1554 8.7% 6.2% -7.6% $677 $772,417
Caloundra West - Baringa  Sunshine Coast
. 1278 168 1,446 8.2% 5.1% -4.6% $685 $871,957
Landsborough Sunshine Coast
547 418 965 6.2% 8.2% -3.3% $863 $1,007,582
Hope Island Gold Coast
50 891 941 5.0% 8.9% 4.3% $597 $564,839
Southport - North Gold Coast
898 40 938 8.0% 7.7% -6.0% $447 $598,107
Delacombe Ballarat
Barwon Heads - Armstrong 847 85 932 7.6% 2.3% -10.6% $550 $751,748
Creek Geelong
-93 992 899 5.9% 10.2% 3.0% $713 $658,647
Surfers Paradise - South Gold Coast
: 729 160 889 7.8% 6.7% -2.5% $720 $795,488
Pimpama - North Gold Coast
542 318 860 3.4% 6.2% -1.8% $503 $562,424
Caboolture - South Moreton Bay - North
Alfredton Ballarat 695 160 855 4.7% 5.9% -5.0% $458 $677,117

Source: ABS, Corelogic

Outside of Sydney and Melbourne, migration numbers were highest in the Chambers Flat — Logan
Reserve region of Brisbane. This market did have a notable uplift in rents through the year of 9.6%, but
this was only fractionally above the Greater Brisbane annual rent growth of 9.4%. Chambers Flat — Logan
Reserve is another region with pockets of new housing development, and rose through the ranks when it
came to the number of migrant arrivals, up to 17th highest nationally from 24th position in the year prior.

Alkimos — Eglinton in Perth’s North West had the highest total migration of any market in Perth. This was
comprised mostly of internal migration (75%), but also a decent uplift in net overseas migration. This
coastal region is towards the northern fringe of Greater Perth, offering an exceptional combination of
lifestyle and affordability with a median dwelling value of $511,000 at June last year. The region also
jumped the ranks of popular migration hot spots to 25th nationally, from 39th the year prior.

Munno Para West - Angle Vale had the highest volume of migrants in Adelaide over FY23, and ranked
30th nationally. The vast majority of migration to the region was from internal migration (93%), and both
home values and rents rose over 10% in the year to June 2023. The capital growth trend in the area was
substantially higher than the 1.3% rise in Greater Adelaide home values, and may reflect a spike in
demand for relatively affordable housing in the context of rising rates.
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What does it tell us about migration and the housing market?

ABS data indicates that most of the internal migration to Melbourne’s West comes from the Melbourne —
Inner region, and the North West of Melbourne. This may represent people upsizing from smaller and/or
rented property in more central locations, to detached houses that are relatively affordable. In the same
period, rent values did rise 7.2% in Rockbank — Mount Cottrell, but this was well below the broader uplift in
rents in the Greater Melbourne market, which was 11.3% in the same period.

Other top migration hot spots had similar characteristics where the change was largely explained by
internal migration. Box Hill — Nelson, Marsden Park — Shanes Park and Fraser Rise — Plumpton are all
examples of ‘urban sprawl’, set on the fringes of Sydney and Melbourne, and attracting a fresh wave of
demand from upsizers and family home buyers.

None of these areas with high internal migration saw a particularly big pick up in rents or home values in
the same period. That's likely because the fresh housing supply of these areas is determining the
population growth, and not the other way around. Off-the-plan house purchases likely mean that buyer
demand in the suburb was spurred before people moved to these areas.

There’s a very different dynamic for regions in the top 10 that saw the biggest migration because of net
overseas migration. These included Carlton, the Melbourne CBD - North and Melbourne CBD -South. As
noted in previous research, the biggest short-term impact in areas that experience a rapid influx of
overseas migration is in the rental market, with research from the ABS suggesting around 60% of recent
permanent migrant arrivals rented in Australia in the five years to 2021, and census data in 2021 showed
around 65% of temporary migrants were renters. Given over 90% of net overseas migration to Australia
in the year to September 2023 were temporary migrants, there could be an even higher portion of recent
migrant arrivals skewing to rentals than usual.

This is reflected in SA2 region rent performance over the 12 months to June 2023 (figure 2), which shows
a weakly positive correlation between net overseas migration by region in the period, and 12-month
change in the hedonic rent value index. Net overseas migration volumes were also compared with value
change, but there was no discernible relationship.

Figure 2. Net overseas migration versus rent change, FY23
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Source: ABS, Corelogic
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Similar to overseas migration and home value change, there was no relationship evident between
internal migration and rents, and internal migration numbers and home value. The ‘R? value for these
relationships (which represents out of 1 how powerfully changes one variable explains changes in
another) was less than 0.1.

The takeaway is that high migration levels can have a multitude of impacts on housing markets, which
may depend on other factors like supply and affordability. In the context of limited borrowing capacity,
affordable markets on the fringes of Perth, Adelaide and Brisbane have attracted an increasing share of
internal migration, rising through the ranks of migration hot spots, and attracting value growth. However,
in some areas associated with urban sprawl, home values have not risen strongly at the same time
migration volumes have been high, and may have to do with more balanced levels of supply, or the
timing of off-the-plan purchases. The only migration-housing performance relationship demonstrated
in the data over the short term, and weakly at that, continues to be between overseas migration and
rents.
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